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CITY OF SEATTLE
ANALYS SAND DECISION OF THE DIRECTOR
OF THE DEPARTMENT OF PLANNING AND DEVELOPMENT

Application Number: 2402787
Applicant: Tom Jones, KPFF for Simon Property Group
Address of Proposal: 301 N.E. Northgate Way

SUMMARY OF PROPOSED ACTION

Master Use Permit to establish use for future construction of eight one- and two- story buildingstotaing
116,750 . ft. to expand existing retail sales and service, eding and drinking establishment  uses
(Northgate Shopping Center) and to provide (potentidly) a new park and ride spaces for King
County/Metro Trandt. The project includes a new four-story, 183,744 sq. ft. parking garage and
reconfiguration of existing surface parking for anet gain of 170 spaces (4,135 total spaceson site). The
project aso includes future demolition of an existing theatre and an existing medica services building on
the Ste.

Note: The project asorigindly noticed did not contain the 163 space fifth leve of the proposed parking
garage, which spaces condtitute the park and ride use. However this potentia use has been added to
the gpplication and is analyzed therein.

The following approvas are required:

Design Review - Section 23.41, Seattle Municipa Code.
Development Standard Departures are requested to lower the percentage of small
parking spaces to be provided and to modify the Northgate Overlay requirement of a
landscaped pedestrian pathway between every parking area of more than 250 spaces.
SEPA - Section 25.05, Seattle Municipal Code

SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] EIS

[X] DNSwith conditions
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[ 1 DNSinvolving non-exempt grading or demoalition or involving
another agency with jurisdiction.

BACKGROUND DATA

Ste and Vicinity Description

The proposal siteis the existing 23 acre Northgate Mall bordered on @l sides by public streets. To the
west, across T Ave. N.E. is the F5 freeway. North across N.E. Northgate Way is a multistory
commercia building containing retail and restaurant uses including a Target store and a Gl Joes store,
among others. Also, across the busy, four lane NE. Northgate Way is alarge, wood frame, multi-family
development. To the esst, across 5" Ave. N.E., are a series of commercia sites, anew public library,

park and community center under construction and, at the southern extent, a public open space which
forms the easternmost extent of open channel of the south fork of Thornton Creek.

The mal gte has been extensvely filled and leveled in the past. Generdly it isflat, a dreet grade on the
east and doping with six to eight feet above Street grade on the west. At the southeast region of the site
grade again is above the dtreet level. At the southeast corner itself a large pad has been excavated to
creste a street level Site at the corner of 5" Ave. N.E. and N.E. 103" St.

To the south of the proposal site, across N.E. 103“ S. is another entire block often referred to asthe
South Lot a Northgate. On its approximate western half is a King County Metro Trangt Center and
Park and Ride Lot. The eastern, portion has remained a paved parking lot for many years while
redevelopment has been considered. Benesth a portion of this South Lot runs a pipe carrying orm
water from the immediate area and water originating at a wetland on the North Seettle Community
College across I-5 to the west. The King County Metro Transt controlled area is proposed to be
redeveloped with a resdential and commercid project incorporating the Trangt Center. There is a
proposd to develop a Sound Trangt Light Rall Station at the dte a some point in the future. The
eagtern hdf of the South Lot isthe subject of a Master Use Permit and contract rezone request currently
under review for the Northgate Commons project to develop retall, and resdentid uses that will be
bisected by the City of Sesttle Thornton Creek Water Quaity Channel project. King County isthe lead
on the proposed 3° Ave NE Street Extension project that will provide a new arteria access between
NE 103 and NE 100" Streets. The South Lot is being jointly planned by the Northgate Commons
proponent, King County and the City of Sesttle to coordinate open spaces, pedestrian improvements,
traffic, utilities, and other planning and design issues. There has been extensive coordination of the
South Lot planning with Smon regarding the mall proposal, as well.

Proposal

The proposed development on the Site of the existing Northgate Mall consists of anew retail/restaurant
building a the northwest corner of the Site, a retail/restaurant building at the southeast corner of the site,
afive level parking garage to the south of the existing mall adjacent to the entry drive from N.E. 103
S. and Sx new retail/restaurant buildings along the western facade of the existing mal. The amount of
commercia space on the site would increase from 931,272 sq. ft. to 1,048,022 sq. ft. Surface parking
to the west of the mall would be reduced due to construction of new retail and pedestrian spaces. The
proposed parking garage would add enough additional spaces so that the total number of spaces on the
stewould increase by 170 parking spaces for atota of 4,135 on the Site.
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Drainage swaes have been designed into the reconfigured west parking lot to provide water qudity
treatment before detention and release into the public system and eventud entry into Thornton Creek.
Detention to accommodate a 100 year storm event is to be provided on Site as required by Sesttle
drainage code.

A pededtrian path isincorporated into the proposa running from the northwest street corner, up existing
dairs, past the proposed restaurant building at the corner, across the parking lot to the northwest corner
of the new mal buildings, south aong the face of the new building, into the Mal in three places and back
out to First Ave. N.W. dong the southernmost of the two driveways to that street. A second

pedestrian path is to be created along the west side of the southern driveway to N.E. 1039 S. These
pedestrian paths are “raised table top crosswaks’ where they cross drive ides.

Street improvements included in the proposd include completion of a missng sdewak segment dong
Firg Ave. N.E. in the southern segment of that frontage. Improvement to Northgate zoning overlay
dandards for Specid Landscaped Arterids will be ingaled from the southwest corner of the new
parking garage adong N.E. 1039 &. west to Fifth Ave. N.E. and north on that street as far as the
development parcd a the southeast corner extends. The southern driveway into the Mall site will be
repositioned to dign with the centerline of a new segment of Third Ave. N.E. proposed on the South
Lot.

Preliminary discussions with the applicant, the gpplicant’ s consultants, and representatives of SDOT and
DPD have led to some specific conclusions related to street and sidewak improvements adong N.E.
103 St. The Land Use Code calls for either a 12 foot wide sidewalk or a six foot wide Sidewalk and
asix foot wide landscaped area. Land Use Code authority is being used to require an additiond three
feet of setback along this street to accommodate potentia future street widening to upgrade lane widths
and configurations. Development on sites to the south of N.E. 103 S. to include a new segment of
Third Ave. N.E. dreet extenson to the south and a new signd at the intersection of that new Street
segment, N.E. 103“ St. and the southern driveway into the project Site necessitate careful design of
improvements in the area and coordination among the various projects in the vicinity. The new
intersection will be congtructed with the full 66 feet of width made possible by the contribution of six feet
(rignt-of way setback of 3 from both the northern and southern properties). A taper to the existing
curb lines east and west of the intersection will be necessary. The applicant will not be required to
congtruct this taper. The project respongbility will be to congtruct driveway improvements, including
sdewdks on the gte in a manner which will connect to the new intersection improvements without later
modification and to congiruct trangtions from the new on Ste improvements to the exigting structuresin
the right-of-way as necessary and in a manner to be determined by SDOT in the Street Use Permit. A
further conclusion is that construction of sidewalks and/or landscaping elements along N.E. 103 St. will
not trigger the necesdity to move exigting utility poles and that their existing locations may necessitate the
provision of 12 foot wide sdewaks with Street trees in wells (versus a 6 sdewak and 6" landscaped
area) in order to provide adequate pedestrian pathways. The final configuration and specifications of
these improvements will be developed for the SDOT permit(s).
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This proposdl is subject to the Northgate Mall Development Agreement adopted by Ordinance 121358
on December 8, 2003.

As a separate project, not a part of this MUP review, sdewak improvements are being made by
SDOT dong much of the northern extent of the Mdl’s Fifth Ave. N.E. frontage. This work includes
repogtioning of the Mall’s eastern vehicle entrance to dign with the entry to the new public library, park
and community center across Fifth Ave. N.E. and new sSdewaks and landscaping dong the new
driveway into the Mall property.

Public Comment

The SEPA comment period for this project ran from April 14, 2005 to April 27, 2005. No written
comments were received during this period. Public comment was recaived at three public Desgn
Review Meetings held on December 6, 2004, January 3, 2005 and April 18, 2005. Comment at the
fird two medtings was extensve and centered on issues of coordination with the Northgate
Stakeholders Group commissioned by City Council to review and oversee redevelopment projects in
the Northgate area. Comment was aso recelved about the need to make pedestrian connections
between the Mall and surrounding areas, the need to protect Thornton Creek during congtruction and in
the long-term, and the dedire that the Mdll itsdlf grow out to the surrounding streets with enlivening
pedestrian interaction. Much of this comment is incorporated into the Early Design Guidance record
below. At the Recommendation Mesting of the Design Review Board public comment was received
from members of the Northgate Stakeholders Group indicating support for the developed proposa and
submitting the November 22, 2004 advisory memo.

The Northgate Stakeholders Group issued an advisory memo on this proposal on November 22, 2004.
The Northgate Stakeholders were commissioned by Council Resolution 30642 to review and advise
the City on redevelopment projects in the Northgate area. The Northgate Stakeholders key issues
related to pedestrian improvements, traffic, parking and stormwater management and the gpplicant
modified the original proposd in response to this guidance.

DESIGN REVIEW BOARD DESIGN PRIORITIES

On December § 2004 the Design Review Board for Area 2 met in a pre-design public mesting to
consder the ste and objectives of the gpplicant. The Board held a second early design guidance
meeting on January 3, 2005. After vidting the Ste, consdering the andlyss of the Ste and context
provided by the proponents, and hearing public comment, the Design Review Board members provided
the gting and design guidance described below and identified by letter and number those sting and
design guiddlines found in the City of Seditle's “ Design Review: Guidelines for Multifamily and
Commercial Buildings’ of highest priority to this project. The recommendations made were agreed to
by al three of the Board members present, unless otherwise noted.
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Two development standard departures are being requested:
1 Higher percentage of large and smaller percentage smdll parking spaces

2. Modification of Northgate Overlay requirement of a10" wide, landscaped pedestrian
walkway for every 250 parking space lot in SMC 23.771.016.G.2.

Extensive public comment was received a both EDG public meetings and included those below.

The proposed parking garage should be designed to create a good trangition in height, bulk and scale
with surrounding streets and properties. Viewed from the south it would St up eight to ten feet from the
dreet grade and be seen in the forefront of the mall buildings. It would function to alarge extent asa
“gateway expresson” of the mall asviewed from areas to the south which are expected to include two
mixed-used residentia developments, a County Transit Center, a City Park, a new street and a regiona
light rail gation. The pedestrian zone dong and past the garage needs to be highly developed. Including
awide sdewak into the mall would be appropriate, as would including overhead wesather protection,
landscaping, artwork and other measures to creste an attractive pedestrian path. The garage should be
agood gateway eement to the mall and a pedestrian amenity.

The pedestrian pathway plan needs to strengthen connections between the Mdl and the surrounding
communitiesin al directions and aso provide as much “safe haven” pathway from the parking lots into
the mdl as possible. While the plan to provide drainage swaesin the eastern parking lotsis good for
many reasons, the shopper who parksin the lot and must then walk into the mall should not be ignored.

Specific Design Guiddines found in the City Wide and in the Northgate Urban Center Guiddines were
identified by the public to be of high priority for this project.

1 A-1 Responding to Site Characterigtics. At the northwest corner there is a substantia
grade change between the sdewalk and the mal parking lot. This presents achdlenge to
be overcome while placing a building there which has a sdewak and street level presence.
The design should create an attractive, usable pedestrian entry to the Ste from the sdewak
at the corner.

2. A-4 Human Activity. In addition to generd direction to put human activities of new uses
aong dreet frontages, the Northgate specific guideines address super block development
which, in the proposed locations direct that there be a pedestrian friendly environment within
the interna layout where commercid buildings are separated from the sdewak by buildings
and that every attempt be made to link to the greater community by creeting lively,
interesting pedestrian connections within the Ste, and aso between the Ste and its
surroundings. A smulation of the urban street grid on the super block was asked for.

3. A-8 Parking and Access. Minimize the number of curb cuts and width of driveways.
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4, C-3 Human Scae (Architecturd Materids and Elements). Exterior materids should include
elements of human scae such a stone, brick and detailed finishing eements. Signage should
be tastefully addressed and add to the architectura appearance of the site. There should be
nothing comparable to “the worlds' largest bull’ s-eye” There should be way finding
elements around the Site. Landscaping should be incorporated to break up the “sea of
asphalt.”

5. A specid Site condition was identified in the form of portions of Thornton Creek close by to
the southeast which should be protected and even responded to in the Site planning and
drainage

6. Vehicle maneuvering areas and drop off points for whedchair lift equipped vehicles need to
be designed into the areas where new pedestrian plazas are being crested.

PRIORITIES:

After vigting the Site, consdering the analysis of the Site and context provided by the proponents, and
hearing public comment, the Design Review Board members provided the siting and design guidance
described below and identified by letter and number those Sting and design guiddines found in the City
of Seattle's* Design Review: Guidelines for Multifamily and Commercial Buildings” and inthe
proposed “ Northgate Neighborhood Design Guidelines’ of highest priority to this project. The
identification of priority guiddines and specific guidance was agreed to by dl three of the Board
members present at the second mesting, unless otherwise noted. While the notes below indicate the
area the Board found mogt important, dl of the Guiddines for Multifamily and Commercid Buildings
continue to have application

The Board generdly agreed with and adopted the public comments outlined above. The great mgority
of these comments were from members of the Northgate Stakeholders Group, serving &t the request of
City Council and the Mayor to advise on the redevel opment matters within the Northgate Urban Center
and particularly of the Smon controlled properties.

The Board then went on to discussin detail severd specific eements of the proposa. This gpproach
was adopted by them because the Siteis so large and the proposed new development is proposed in
differing regions of the mall.

Parking Garage

The facade trestment of the proposed garage should tie into that of the mall itsdlf so that it gppears as an
atractive, rdated dement of the mdl (C-1, C-2). While bulk and scale are seen as an eement to be
controlled through architecture, the Board does recognize that the garage is alarge building proposed
on avery large Stein a context of other large spaces and large buildings, both proposed and existing.
The garage must not have blank walls. It should have a commercid gppearance with dements of
overhead wesather protection along pedestrian paths beside it. It isessential that the pedestrian
environment on dl sdes of the parking garage be highly developed in inviting and high qudity ways.
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Materids, landscape, sdewak widths and separation from the surrounding traffic, and weather
protection are al important eements in creating the necessary pedestrian environment.
Corner Buildings

The two proposed corner buildings, one at the northwest corner of the site and one at the southeast
corner, “...should be oriented to the corner and public street fronts. Parking and automobile access
should be located away from corners.” (A-10 Corner Lots)

These corner buildings aso need to have a“face’ to themdl. They have aroleto play in meking a
connection between the mal site and the surrounding community. They need to be designed to
encourage pedestrian connections between surrounding areas and uses and the mall itsdlf. The street
sde of each must not be a secondary frontage and should incorporate such features as store front glass
walls, high quaity base level materials and overhead weather protection. Each should be designed so
that its entry is integrated with the pedestrian pathsin the area, both across the site and aong adjacent
streets.

The two corner buildings need to present a strong edge aong the street frontages. Urban forms, height,
glazing, overhead westher protection durable, and high quality materids are among the architectura
measures that should be incorporated.

The dumpsters and recycling for these two freestanding buildings need to be designed into them in an
attractive and unobtrusive way.

Pedestrian Link to Southeast Corner

At the Early Design Guidance stage the Board sees a vaue in connecting the mal to the sdewalk at the
southeast corner and the new building proposed there. They recognize there are some issues involved
in cregting a safe path, but, they think a solution acceptable to the Simon Company can be found and
they areleaving the matter “on the table” for further design work by the gpplicants and future
consderation by the Board. At the Recommendation Mesting the Board concluded that this pedestrian
connection would be of very limited utility, would present pedestrian safety issues and would not be an
essentid dement of the pedestrian plan as suitable path would exist dong N.E. 106™ St. to the
pedestrian connection next to the proposed parking garage.

Departures

Two departures were requested to lower the number of smal parking spaces required and limit the
amount of 10 foot wide landscaped pedestrian wakways to the those shown on the site plan shown to
the Board in a modification of development standards which incorporated the drainage swale fegturesin
aconfiguration aso shown on the Site plan.

BOARD RECOMMENDATION

After consdering the Site and context, hearing public comment, reconsidering the previoudy identified
design priorities, recommended conditions, and reviewing the plans and renderings showing the
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proposed revisons, the Design Review Board members recommended approval of the subject design
and development standard depar tur es with the following recommended conditions. Al
recommendations were by dl three members agreeing, unless otherwise indicated. The
recommendations summarized below were based on the plans submitted at that meeting. Design, Siting,
or architectura details not specificaly identified or dtered in these recommendations are expected to
remain as presented in the plans available a the April 18, 2005 meeting and according to the
recommendations of the Board at that meseting.

The Board Recommended the Following Conditions;

1. Provideglass or metal canopy cover over the pedestrian walk along the east Sde of the
proposed parking garage and place a landscaped strip between the walk and the driveway.

2. Modify the design of the gate to service areas between proposed buildings dong the west
facade of the Mdll to bring them better into the scale of the buildings themselves.

3. Congder modifying the parking garage to eiminate of relocate the driveway to the east across
the pedestrian path.

DECISION - DESIGN REVIEW

The Director of DPD has reviewed the recommendations of the Design Review Board and finds that
they are consstent with the City of Seeitle Desgn Review Guiddines for Multi-family and Commercia
Structures. Therefore, the proposed design is APPROVED WITH DEPARTURES subgtantidly as
presented in the officid plan sets on file with DPD as of the May 10, 2004 Design Review Board
mesting, with the Board’ s recommended design condition, enumerated above.

Development standard departures:
1 Higher percentage of large and smdler percentage smal parking spacesto configuration on
approved MUP plans.

2. Modification of Northgate Overlay requirement of a10" wide, landscaped pedestrian
walkway for every 250 parking space lot in SMC 23.771.016.G.2 to configuration on
approved MUP plans.

ANALYSIS- SEPA

The initia disclosure of the potentid impacts from this project was made in the environmental checklist
submitted by the agpplicant and dated March 21, 2005, and annotated by this Department. This
information in the checklist, supplementa information provided by the gpplicant (plans, induding
landscape plans, traffic report, drainage report, soils report, comments from members of the community,
and the experience of the lead agency with review of smilar projects form the basis for this anayss and
decison.

The SEPA Overview Policy (SMC 25.05.665) establishes the relationship between codes, policies,
and environmenta review. Specific policies for specific dements of the environment, certain
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neighborhood plans, and other policies explicitly referenced may serve as the bass for exerciang
ubstantive SEPA authority. The Overview Policy statesin part:
"where City regulations have been adopted to address an environmental impact, it shal be
presumed that such regulaions are adequate to achieve sufficient mitigation (subject to some
limitations).”

Under certain limitations/circumstances (SMC 25.05.665 D 1-7) mitigation can be consdered. Thus, a
more detailed discusson of some of the impacts s cited below.

Short - Term Impacts

Anticipated short-term impacts that could occur during demoalition, excavation, and congtruction include;
increased noise from congruction/demolition activities and equipment; decreased ar quality due to
suspended particulates from building activities and hydrocarbon emissons from congruction vehicles
and equipment; increased dust caused by congruction activities, potentid soil eroson and potentia
disturbance to subsurface soils during grading, excavation, and genera site work; increased traffic and
demand for parking from congtruction equipment and personnd; conflicts with normal pedestrian and
vehicular movement aljacent to the ste; increased noise; and consumption of renewable and nor+
renewable resources. Due to the temporary nature and limited scope of these impacts, they are not
considered significant (SMC 25.05.794).

Many are mitigated or partidly mitigated by compliance with existing codes and ordinances; specificaly
these are: Stormwater, Grading and Drainage Control Code (grading, Site excavation and soil erosion);
Street Use Ordinance (watering streets to suppress dust, remova of debris, and obstruction of the
pededtrian right-of-way); the Building Code (condruction measures in generd); and the Noise
Ordinance (congruction noise). The Department finds, however, that certain construction related
impacts warrant further discusson below.

Air Quality

Demolition, grading and congtruction activities each may cregte adverse air quality impacts in the
aurrounding area.  The Puget Sound Clean Air Agency (“PSCAA”) regulations require control of
fugitive dust to protect air qudity. A PSCAA permit is required for the remova of hazardous materials
such as asbestos.  The Seattle Stormwater, Grading and Pollution Control Ordinance regulates on-Site
grading activities and require that soil eroson control techniques be initiated for the duration of the
work.

Exiding regulation is sufficent to control short-term air quality impacts. In order to be certain that
PSCAA reviews the proposed demoalition it is necessary to file a Notice of Intent to demolish with that
agency. A ocondition of this MUP will be to file a PSCAA notice prior to issuance of a demalition

permit.

Drainage
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Stormwater runoff during the construction period will have to be managed throughout the congtruction
phases. For demoalition, grading and congtruction permitting the gpplicants will be required to show
measures to be employed to contain and manage erosion and sormwater runoff from the ste. The
Sedttle Stormwater and Grading Control Ordinance is sufficient to require these measures to be devised
and employed during the condruction phase. No further conditioning pursuant to SEPA policies is
warranted.

Construction Traffic

Traffic in the immediate area of the proposa Site experiences considerable congestion in the morning
and evening peak periods. This congestion is particularly concentrated in the intersections dong N.E.
Northgate Way as this street is used to get to and from the I-5 freeway as well as a mgor east/west
arteria. In order to avoid unreasonably interfering with traffic in the immediate areait is necessary to
use SEPA Congtruction Impacts Policy authority to condition the proposa to prohibit construction truck
traffic carrying materias to or from the site between the hours of 3:30 p.m. and 6:30 p.m.

Condgruction traffic in the Northgate area will take place within a street system which is dreedy highly
utilized. In addition to prohibiting congtruction truck traffic carrying materias to or from the ste during
the P.M. peak period it isimportant that careful consideration be given to the actua routes those trucks
take through the neighborhood. In order to be certain this careful consderation is taken and that City
experts are consulted, it is necessary to utilize SEPA condtruction impact policy authority to require that
a congruction truck route plan be developed and approved by DPD in consultation with SDOT
auffident for each major phase of the congtruction process, demoalition, grading, and congtruction and
that the plan be followed.

Construction Noise

The proposal siteis large and many areas of proposed congtruction are not near any sendtive residentia
noise receptors. There are, however, multi-family resdential uses across streets in the northwest and
southeast regions of the proposal site.  Proposed activities which may be expected to cregte noisein
proximity to these nearby residentia uses are demoalition of the thestre and the medica office building,
use of large equipment for earth moving and paving activities and congruction of new buildings in the
northwest and southeast corners of the Site.

Noise associated with these activities could adversdy affect the resdentia areasin the vicinity of the
proposa dte. Dueto the proximity of resdentialy zoned areasin rdation to the proposd Ste, the
limitations of the Noise Ordinance appear to be inadequate to protect the residential neighborhood. To
minimize congtruction noise impacts to residentiad neighborhoods, DPD has conditioned projects of a
smilar scaleto limit hours of congtruction to 7:00 am. to 6:00 p.m. on weekdays and to 9:00 am. to
5:00 p.m. on Saturdays. This condition has been successfully applied in the past and will be imposed
here for activities associated with demoalition of the theatre and the medicd office building, use of large
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equipment for earth moving and paving activities and congtruction of new buildings in the northwest and
southeast corners of the Site,

The Department recognizes there may be occasions when critical congtruction activities of an emergency
nature, related to safety or traffic issues, or which could substantialy shorten the total congtruction time
frame, may need to be completed after regular construction hours as conditioned herein. Therefore, the
Department reserves the right to approve waivers of this congruction hours redtriction. Such waivers
must be approved by the Department on a case-by-case basis prior to such work.

It is aso recognized that there are quiet noncongtruction activities that can be done at any time such as,
but not limited to, Ste security, survelllance, monitoring for weather protection, checking tarps,
surveying, landscaping, painting, and walking on and around the Site and structure. These types of
activities are not consdered congtruction and will not be limited by the conditions imposed on this
Master Use Permit.

In addition, after the building is fully enclosed interior work may be done a any time in compliance with
the Noise Ordinance with no pre-gpprova from the Department.

Long - Term Impacts

Long-term or use-related impacts are aso anticipated from the proposa and include: increased ambient
noise due to increased human activity; increased demand on public services and utilities; increased light
and glare; increased energy consumption, increased on-street parking demand, and increased vehicle
traffic. Theselong-term impacts are not considered significant because the impacts are minor in scope,

The potentidly most subgtantia long-term impacts are traffic, parking and stormwater runoff and
additiona congiderationis warranted.

Parking

Parking calculations found in the March 18, 2005 Transportation Anayss prepared for the proposal by
Transpo, Inc. are based upon Ingtitute of Transportation Engineers survey data from other shopping
centers. The Trangpo andysis finds that the expanded mall will generdly have a 1358 space surplus of
parking during peak weekdays, and 970 spaces during weekend peak hours. During the pesk holiday
shopping period on-site parking is predicted to be at near-capacity during weekday peaks and, for the
two highest demand shopping days of the year to be in deficit of 549 spaces on Sunday and 833 spaces
on Saturday. These predicted parking numbers do not include any reduction due to the presence of the
trangt center to the south or any future regional mass trangt station. They aso do not take into account
actions which might be taken by Mal Management to arrange off-site parking options for employees or
to encourage them to take trangit to work. The parking demand expected to be generated by the on-
Ste uses, existing and proposed, are expected to be met on Site during al but a very few hours of the
year and no SEPA based mitigation of parking impacts is warranted.
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Sormwater

Under the Seattle Stormwater, Grading and Drainage Control Code the proposa Siteis considered to
be a“large 9t€’ and as a site which dischargesinto a Class“A” Riparian Corridor ahigh leve of control
over sormwater dischargeisrequired. Included isflow control sufficient to detain a 100 year orm
event and sormwater treatment (SMC 22.802.016). These measures are identified on the MUP leve
plans and are reviewed for technica sufficiency during review of building permits.

SEPA poalicy authority authorizes conditioning beyond that provided by the City code in Stuations
where discharge is to a sdmon bearing stream. However, detention for a 100 year storm event and
water quality treatment as required for this Site by the existing Seettle Stormwater, Grading and
Drainage Control Codeis believed to be the appropriate level of protection here. No additiona
mitigation pursuant to SEPA policy authority iswarranted.

Traffic

Traffic impacts of the proposa were identified in areport dated March 18, 2005 by Transpo, Inc. and
additiond information was provided in amemorandum dated July 5, 2005. The report estimates a net
traffic impact of the proposad by first subtracting traffic attributed to the theatre and medica office
building to be demoalished and then adding traffic expected from the new building area and the park and
ride use in the new parking garage from the existing totd traffic esimated for the Ste asawhole. The
conclusion reached is that the proposed Northgate Shopping Center redevel opment “would result in no
additiona trips when compared to the full operation of the shopping center with the office and theater
uses prior to around the year 2000 when these facilities became vacant.” DPD has agreed to this
“exiging condition” for purposes of the traffic analyss because these uses remain established on the Site
and could be re-ingtituted without re-establishing them on the Ste. The new shopping areas would be
expected to generate 200 daily trips on their own, which are not existing pass by traffic or exising mall
cusomers. The duly 5, 2005 memorandum consders the addition of 157 park and ride spaces to the
ste (an additiona parking garage level) and concludes it would contribute 97 P.M. peak hour trips (22
in and 75 out) and that these in combination to the totd amount of traffic entering and leaving the ste will
not create unacceptable levels of servicein or out of the site. The driveway and N.E. 103%/3 Ave.
N.E. intersection is expected to operate at Level of Service C. The southernrmost 1% Ave. N.E.
driveway is expected to be the worst performing driveway on the site at LOS E during the P.M. peak
hour.

No SEPA policy based conditioning of traffic impacts of operation of the proposed facilitiesis
warranted.

Sudainability

No specific sugtainability policy exists in Sedttle SEPA policies. However, incorporation of sustainable
practices and design in the crestion of new development positively addresses many of the SEPA
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policies which do exist including, ar qudlity, earth, energy, environmenta hedth, plants and animals, and
water qudity. The applicant has agreed to strive to incorporate sustainable measures into Site festures
and into the buildings constructed on the Ste. They have worked with the Segttle Public Utility
Department to incorporate a system of drainage swalesinto re-graded and reconfigured surface parking
aressin the western region of the site. The applicant has indicated they intend to practice some degree
of recycling during demalition activities. They have aso agreed to adopt alist of gods for the design
and congtruction of new buildingson the ste. A list of god's has been developed by the City Office of
Sudtainability and will be included here as agod without required performance measures.

M aterials and Resour ces

I ndoor

Storage & Collection of Recyclables. Provide an eadly accessible area serving entire
building for separation, collection and storage of (at minimum) paper, glass, plastics and metals

Construction Waste Management: Divert 75% From Landfill Recycle/Salvage additiona
25% CDL waste.

Resour ce Reuse —5% Use sdvaged, refurbished or reused materiads for 5% of building
materials (% of cos)....O0r

Resour ce Reuse —10% Use sdlvaged, refurbished or reused materias for 10% of building
materias (% of cost).

Recycled Content: Use 5% post-consumer or 10% post-consumer + post-indudtria (% of
materia cost)....Or

Recycled Content: Use 10% post-consumer or 20% post-consumer + post-indudtrid (% of
materid cost).

Regional Materials 20% manufactured regionaly within 500 mile radius of project.

Rapidly Renewable M aterials: Specify rapidly renewable materids (plants harvested within
10-year or shorter cycle) for 5% of totd building materids.

Certified Wood: Use minimum of 50% of wood materias certified using Forest Stewardship
Council guidelines— to qudify, wood- based materids must condtitute at least 2% of tota vaue
of dl building materids.

Environmental Quality

1.

Low-Emitting Materials Adhesves & Sedants— Adhesves —alessthan VOC limits of
SCAQMD Rule#1168. Sedants— exceed requirements of BAARB Reg. 8, Rule 51.
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2. LowEmitting Materials Carpet — meet or exceed requirements of Carpet and Rug Ingtitute
Green Labd Indoor Air Quality Test program..

3. LowEmitting Materials Composite Wood or agrifiber products containing added urea-
formaldehyde resin.

4. Daylight and Views Daylight 75% of Spaces Minimum Daylight Factor of 2% (excdluding dl
direct sunlight penetration) in 75% of al space occupied for critica visua tasks. Or

5. Daylight and Views Viewsfor 90% of Spaces Direct line of sght glazing for 90% of
regularly occupied spaces.

6. Increase Ventilation Effectiveness Mechanicdly ventilated buildings: desgn sysem with arr
change effectiveness greater than or equal to 0.9 (ASHRAE 129-1997). Naturdly ventilated
buildings: demongtrate distribution and laminar flow of 90%+ of room or zone for a least 95%
of hours of occupancy.

7. Congtruction IAQ Management Plan During Congruction Meet or exceed SMACNA
IAQ Guideines for Occupied Buildings under Construction, 1995, AND protect on
gtelingalled absorptive materials from moisture damage AND change filtration media prior to

occupancy.

Site | mprovements

Heat | land Effect For roofs use high reflectance, low-e roofing for 75%+ of roof area, OR ingal
“green” roof for 50%+ of roof area, OR use high abedo and vegetated roof for 75% of roof area.

Energy
Exceed City energy code by utilizing Sesitle City Light assstance in three aress:

1. Rebates for energy efficiency measures exceeding the requirements of the Seeitle Energy
Code.

2. Energy Analysis Funding for engineering studies to define energy efficiency measures.

3. Commissioning Assistance for up to $10,000/project for best practice building
commissioning.

Other Impacts

Severd adopted Codes and Ordinances and other Agencies will appropriately mitigate the other use-
related adverse impacts created by the proposa. Specifically, these are the Puget Sound Clean Air
Agency (increased airborne emissions); and the Seettle Energy Code (long-term energy consumption).
The other impacts not noted here as mitigated by codes, ordinances, or conditions (increased ambient
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noise; increased pededtrian traffic, increased demand on public services and utilities) are not sufficiently
adverse to warrant further mitigetion by conditions.

DECISION - SEPA

This decison was made after review by the respongble officid on behdf of the lead agency of a
completed environmental checklist and other information on file with the responsible department. This
condtitutes the Threshold Determination and form. The intent of this declaration is to satisfy the
requirement of the State Environmental Policy Act (RCW 43.21.C), including the requirement to inform
the public of agency decisons pursuant to SEPA.

[X] Determination of NonSignificance. This proposa has been determined to not have a Sgnificant
adverse impact upon the environment. An EISisnot required under RCW 43.21C.030(2)(C).

[ ] Deeminationof Sgnificance. Thisproposd has or may have a Sgnificant adverse impact upon
the environment. An EISis required under RCW 43.21C.030(2)(C).

CONDITIONS - SEPA

Prior to Issuance of a Cetificate of Occupancy

Prior To Demolition, Grading or Construction Permit |ssuance

1. FileaNotice of Intent to Demolish with PSCAA.

2. A condruction truck route plan shal be developed and approved by DPD in consultation
with SDOT which is sufficient for each mgor phase of the congtruction process, demoalition,
grading, and congtruction.

During Construction

The following condition(s) to be enforced during congtruction shdl be posted at the Site in alocation on
the property line that is visble and accessble to the public and to construction personnd from the street
right-of-way. If more than one street abuts the Site, conditions shal be posted at each dtreet. The
conditions will be affixed to placards prepared by DPD. The placards will be issued aong with the
building permit set of plans. The placards shdl be laminated with clear plagtic or other weatherproofing
materia and shal remain in place for the duration of construction.
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Condiruction activities associated with demolition of the theatre and the medical office building,
use of large equipment for earth moving and paving activities anywhere on the project site and
congruction of new buildings in the northwest and southeast corners of the Site, other than those
taking place within the enclosed building, are limited to the hours of 7:00 am. to 6:00 p.m. on
non-holiday weekdays and to 9:00 am. to 5:00 p.m. on Saturdays.

It is recognized that there may be occasions when critica congtruction activities of an emergency
nature, related to safety or traffic issues may need to be completed after regular construction
hours as conditioned herein. Therefore, the Department reserves the right to approve waivers
of this congtruction hours redtriction.  Such waivers must be requested at least three business
days in advance, and approved by the Department on a case-by- case basis prior to such work.
After the building is fully enclosed, on a floor-by-floor bass, interior work may be done a any
time in compliance with the Noise Ordinance with no pre-approva from the Department.

Condtruction truck traffic carrying materials to or from the Steis prohibited on weekdays
between the hours of 3:30 p.m. and 6:30 p.m. Said congtruction traffic shdl follow the routes
identified in the gpproved Construction Truck Route Plan.

Voluntary Sustainability Gods

M aterials and Resour ces

a)

b)

9
h)

Storage & Collection of Recyclables. Provide an easily accessible area serving entire
building for separation, collection and storage of (at minimum) paper, glass, plastics and metals

Construction Waste M anagement : Divert 75% From Landfill Recycle/Savage additiona
25% CDL waste

Resour ce Reuse -5% Use salvaged, refurbished or reused materias for 5% of building
materias (% of cost)

.. Or:

Resour ce Reuse —10% Use salvaged, refurbished or reused materias for 10% of building
materias (% of cost)

Recycled Content: Use 5% post-consumer or 10% post-consumer + post-industrid (% of
materid cost)

.. Or:

Recycled Content: Use 10% post-consumer or 20% post-consumer + post-indudtrid (% of
materid cost)

Regional Materials 20% manufactured regionaly within 500 mile radius of project
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)

K)

Rapidly Renewable Materials: Specify rapidly renewable materids (plants harvested within
10-year or shorter cycle) for 5% of tota building materids

Certified Wood: Use minimum of 50% of wood materias certified usng Forest Stewardship
Council guidelines— to qualify, wood- based materids must condtitute at least 2% of total vaue
of dl building meterids

Indoor Environmental Quality

)

m)

Low-Emitting Materials Adhesves & Sedants— Adhesves —alessthan VOC limits of
SCAQMD Rule#1168. Sedants— exceed requirements of BAARB Reg. 8, Rule 51

Low-Emitting Materials Carpet — meet or exceed requirements of Carpet and Rug Indtitute
Green Labd Indoor Air Quality Test program.

Low-Emitting Materials Composite Wood or agrifiber products contain no added urea
formadehyde resin

Daylight and Views Daylight 75% of Spaces Minimum Daylight Factor of 2% (excdluding dl
direct sunlight penetration) in 75% of al space occupied for critica visua tasks

...0r

Daylight and Views Viewsfor 90% of Spaces Direct line of sght glazing for 90% of regularly
occupied spaces

Increase Ventilation Effectiveness Mechanicaly ventilated buildings design sysem with air
change effectiveness greater than or equal to 0.9 (ASHRAE 129-1997). Naturdly ventilated
buildings. demongtrate distribution and laminar flow of 90%+ of room or zone for at least 95%
of hours of occupancy

Congtruction IAQ Management Plan During Congtruction Meet or exceed SMACNA [AQ
Guidelines for Occupied Buildings under Construction, 1995, AND protect on-Stefingtaled
absorptive materias from moisture damage AND change filtration media prior to occupancy

Site | mprovements

Y

Heat | land Effect For roofs use high reflectance, low-e roofing for 75%+ of roof area, OR
ingtal “green” roof for 50%+ of roof area, OR use high abedo and vegetated roof for 75% of
roof area.

Energy

u)

Exceed City energy code by utilizing Sesitle City Light assstance in three aress:
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v)

w)

X)

Rebates for energy efficiency measures exceeding the requirements of the Sesttle Energy
Code.

Energy Analysis Funding for engineering studies to define energy efficiency messures

Commissioning Assistance for up to $10,000/project for best practice building
commissoning.

CONDITIONS—-DESIGN REVIEW

5.

Provide glass or metd canopy cover over the pedestrian walk dong the east Sde of the
proposed parking garage and place a landscaped strip between the walk and the driveway.

Modify the design of the gate to service areas between proposed buildings aong the west
facade of the Mdll to bring them better into the scde of the buildings themselves.

Consider modifying the parking garage to eiminate of relocate the driveway to the east across
the pedestrian path.

Non-Appeal able Conditions

8.

10.

11.

12.

Create and receive DPD gpprova of a Trangportation Management Plan meeting the
requirements of SMC 23.71.018 and DR 14-2002 prior to issuance of a Certificate of
Occupancy for the building.

Any proposed changes to the exterior of the building or the Site or must be submitted to DPD
for review and approva by the Land Use Planner (Scott Kemp, 206.233.3866). Any
proposed changes to the improvements in the public right-of-way must be submitted to DPD
and SDOT for review and for fina approva by SDOT.

Compliance with dl images and text on the MUP drawings, design review mesting guiddines
and approved design features and eements (including exterior materids, landscaping and ROW
improvements) shdl be verified by the DPD planner assigned to this project (Scott Kemp,
scott.kemp@sesttle.gov, 206.233.3866), or by the Design Review Manager. An appointment
with the assgned Land Use Planner must be made a least (3) working days in advance of field
ingpection. The Land Use Planner will determine whether submission of revised plansis
required to ensure that compliance has been achieved.

Embed dl of these conditions in the cover sheet for updated MUP permit plans and for dl
subsequent permits including any MUP revisons, and dl building permits.

Embed the 11 x 17 colored eevation drawings from the DR Recommendation meeting and as
updated, into the MUP plans prior to issuance, and adso embed these colored eevation
drawingsinto the Building Permit Plan set in order to facilitate subsequent review of compliance
with Desgn Review.
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Sgnaure _ (dgnature onfile)

Scott Kemp, Senior Land Use Planner
Department of Planning and Development

K:ga
H:Kemp/doc/2402787 Decision.doc

Date: August 4, 2005



